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Forgword

As a publlc servlce to asslst local houslng actlvltles throrrgh
clearer understandlng of local houslng aarket condltlonsr FIIA

lnltlated publlcatlon of lts conprehenslve houslng markct analyses
early ln 1965. Whlle eaeh report ls deslgncd speclflcally for
FllA usc 1n adnlnlstering lts nortgage lnsurenco operatlonsr lt
1r expected that tho factual lnfotuation and the flndlngs erd
concluslons of these reports rrlll be generally usefirl also to
bullders, nortgagces, and others concerned rith local houslng
problens and to others havlng an lnterest in locel econonlc con-
dltions ard trends.

Slnce market enalysl,s ls not an exact sclence, the Judgnental
factor Is kportent 1n the developucnt of flrdtngs and conclusions.
There rr111 be dlfferences of oplnlonr of course, 1n the lnter-
pretation of avatlable factual lnfor:uration ln determlnlrU the
absorptlve capaclty of the narket ard the requtrenenta for ualn-
tenance of a reasoneble balance ln dcnard-supply relatlonshl'ps.

t?re factuel franer,ork for each analysis ls developed as thoroughly
as posslble on the basls of lnforrnatlon available from both local
end natlonal sources. Unless speciflcally ldentlflod by source
referencc, all estinates and judgments 1n the analysls are those
of the authorlng analyst end the FIIA l{arket Ana}ysls ard Research
Sectlon.
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ANALYSIS OF THE
JACKSON MICHIGAN HOUSING MARKET

AS OF APRIL I L967

S a and Conclusions

The economy of the Jackson, Michigan, Housing Market Area (HMA) is
dependent on manufacturing industries, particularly transportaEion
equipment, nonelectrical machinery, and metal products. During the
twelve months ending February 28, 1967, manufacturing industries em-
ployed an average of 2or3oo persons, approximately 45 percent of non-
agricultural wage and salary employnenq which totaled 45,2OO. In
1966, wage and salary employment averaged 45,OOO, about I6 percent
higher than in 1960. During the Ewelve-month period ending February
28,1957, the number of unemployed persons in t.he Jackson HMA aver-
aged 1r4OO, about 2.6 percent of the work force. Unemployment has
declined steadily since the 1961 recession peak of 8.2 percent.
During the April 1967-April 1969 forecast period, roral nonagricul-
tural employment is expected to increase by about 2,8O0 jobs (lr4OO
annually).

The median income of all families, after the deduction of federal
income tax, is approximately $7r55O; for renter households of two
or more persons the median income is $61050. By 1969, the median
after-Eax income will rise to approxiilately $zrgzs for all families
and to $5r325 for rent.er households.

As of April L967, the nonfarm population of the HMA was approximately
L34r2OO, an increase of about 11525 annually since 195O. The popula-
tion is expected to increase by about lr7oo annually during the fore-
cast period.

There h,ere approximately 38r450 nonfarm households in Apri r 1967, a
gain of about 475 annually since 1960. The number of households is
expected to increase by about 5oo a year during the forecast period.

There were an estimated 41r95o nonfarm housing units in the HMA inApril L967, an increase of about 455 annually since 1960. units au-thorized by buildtng permits fluctuated from a low of 413 in 196rto a peak of 66L in 1963. rn April 1967, there were abouE 175 hous-lng units under construction, including about. 13O single*family houses
and 45 multifamily units.

As of April L967, there were about 7oo available, vacant, nonseasonal,
nondilapidated housing units in the HMA, a neE vacancy raEio of 1.gpercent. Approximately 225 units were available for sale and 475 units
were available for rent, representing sales and rental vacancy rat.iosof O.7 and 5.4 percent, respectively.
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The annual demand for new privately-owned housing uniLs during the April
I967-ApriI 1969 forecast period is estimated at 57O units, including 5OO

single-family houses and 70 multifamily housing units. The annual multi-
family demand includes demand for approximately 45 units at market-inter-
est-rate financing. Depending upon market absorpEion, another 25 units or
more may be marketed at the lower rents achievable through public benefits
or assistance in financing, exclusive of pubtic low-rent or rent-supple-
ment accommodations. The annual demand for single-family housing by price
class is indicated on page 23. The demand for multifamily housing by unit-
size and gross rents is discussed on page 24.



ANiqLYSIS OF THE

JACKSON, MICHIGAN. HOUSING MARKET

AS OF APRIL 1. 1967

For the purpose of this analysis, the Jacksonr Michigan, Housing Market
Area (HMA) is defined as Jackson County. The HMA is coextensive with
the Jackson Standard Metropolitan Statistical Area (SS{SA) and the Jackson
Labor Market Area. In April 1960, the nonfarm population of the HMA

total 1 ed nearl y L23,5OO. r/

The HMA is located in the central portion of southern Michigan. By

highway, Jackson City, the county seaE, lies about 7O miles west of
Detroit, 4O miles south of Lansing, and approximately 22O miles east of
Chicago. The area is served by a good network of state and federal
highways. Interstate 94, the major east-west highway, connects the
city with Detroit and Kalamazoo. U.S. L27 links Jackson with Lansing
on the north and the Ohio Turnpike on the south. The New York Central
and the Grand Trunk Western Railroad companies provide rail trans-
portation daily to and from Jackson. North Central and Lake Central
Airllnes provide daily flights from Reynolds Municipal Airport, located
less than three miles from the city. More than thirty trucking com-

panies and two bus lines provide inter-city motor freight and passenger
services.

The census of population reported that, of a totaL of 48r95O workers
who lived in the HMA in April 1960, about 2rO25 persons worked in the
counties contiguous to Jackson, while 21600 outside residents commuted

to jobs in the HMA, indicating net daily in-commutation of about 575
workers. It is judged that net in-commutation has increased with the
high level of employment in recent years.

ll Since rural farm population constituted over six percent of the
population of the Jackson HMA in 1960, all demographic and housing
data used in this analysis exclude the rural farm componenL, except
where specifically noted.
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Economv of the Area

llstorv and Charact . The flrst group of permanent set,tlers arrived
ln the Jackson area ln 1830 and began butlding a village at the present
slte of Jackson Clty. The orlginal settlement was called Jacksonburgh,
in honor of Presldent Andrew Jackson. The name of the clty was changed
to Jacksonopotis, then shortened to Jackson several months after the
county was organized in 1832. The original set.tlers were dependent
mainly on agriculture; the land was suiEable for the growth of wheat,
corn, and potatoes. Within a few years, the settlers established a
church and built a school and a hotel. In addition, a tannery, a
saw mill, and a furnace and machine shop were constructed. These were
among the first social and industrial establishments in the area. By
L837, when Michlgan became a State, Jackson was an important flour mill
and saw mill center for the southern part of Ehe State

In 1838, land was donated by the people of Jackson for the location of
the state prlson. Subsequently, it was relocated on 57 acres on the
outskirts of the city, and today the State Prison of Southern Mlchigan,
wiEh a populatlon of over 5'OOO, is one of the largest penal institutions
in the world.

In l-841, the Michigan Central rallroad from Ann Arbor to Jackson h,as
completed. The line was extended later to BatEle Creek and other western
cities. Other lines reached Jackson subsequently, making the eity an
important freight and passenger transportation center for the surrounding
areas. In the 1850's, both farming and sheep herding increased in im-
porEance and a substantial quantity of coal was mined each year. Follow-
ing the Civil War, the area advanced economically and technological
improvements such as telephones, electric lights, and electric cars
were introduced. At the turn of the century, several local residents
experlmented wlth steam-powered and gasoline-driven engines. Original.
models of the Buick were produced successfully at Jackson before the
company moved to Flint ln 1908. Because of technological developments
and consolldation in the industry, other automoblle companies in the
area relocated or discontinued production. However, some manufacturers
who specialized ln the productlon of automobile equipment and parts
remained, and the transportation equipmenL indusEry ls stil1 the largest
manufacturlng lndustry ln the area.

Work Force

During the twelve months endlng February 28, L967, the civilian work
force in the Jackson IMA averaged 53r4O0, about 1r9OO more than in the
comparable pertod ending February L966 (see table I). In the year
1966, the work force averaged 53r1OO, about 4rLOO more than in 1950.
A11 of the increase, however, occurred after 1963, because of the
strong demand for transportatlon equlpment generated by national eco-
nomic prosperlty and the Vietnam conflict. The work force declined
sllghtly ln the 1950-1953 pertod because of the slow recovery of the
area from the low employment IeveI of 1961.
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Employment

Current Estimate. During Ehe twelve months ending February 28, 1957,
nonagricult.ural employmenE in the HMA averaged 5Or600, approximately
2r3OO more than in the comparable period a year earlier. In L966,
nonagriculEural employment. averaged 50r4OO, abouE 6rOOO more than in
196O and 7r7OO above the recession minimum of 42r7OO in 1961. The
1966 average included 45'OOO wage and salary workers and 5r4OO oEher
nonagricul tural workers .

Past Trend. The 45rOOO nonagricultural wage and salary workers in Ehe

area in 1956 represented an increase of 6r3OO (15 percent) since 1950--
SrlOO above Ehe 1951 recession average. Employment losses at the C1ark
Equipment Cornpany, Ehe Walker Manufacturing Company, and other EransPor-
tation equipment firms were chiefly responsible for a 1961 decline of
1r8OO in nonagriculEural wage and salary employment to a low of 361900.
MosE of the gain in employment slnce 1961 occurred after 1963, reflecting
increased demand for transportatlon equipnenE and other durable goods in
Ehe 1964-1956 period. The trend of nonagricultural wage and salary em-
ployment is indicated in the following table.

Trend of Nonasrlcultural [{ase and Salarv Emplovment
Jackson. l.dlchiEan. tll'lA

L960-L957
( in thousands)

Perlod
Manu-

facturing

L4.
15.
15.
L7.
l_8.
20,

Nonmanu-
facturing

24.3
24.9

Total nonag.
wage and selary
emplovmenC/

Change from
DT oeriod

Number PercenE

2.4

r_960
L96]-
1962
1963
L964
l_965
Ls6d/

7
9

3
4
1

4
o

o

.3

.4

.3

.6

.1
o

22
22
22
22
22
24
24

8
6
9

1

5
4
1

15. 38
36
38
38
40
42
45

42
45

-4.;
3.8

.3
4.4
5.7
6.L

.8

.4
.1
.7
.3
.6

1

1

1

2
2

Twelve mos.^,
endlng Feb.3/
L966 18.7
]-967 20.3 ;5

8
2

al Prellmlnary.

bt Subtotals may not add to total because of rounding.

Source: Mtchigan Employment Securlty Commission.
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Emo lovment bv Industrv

Manufacturing. Employment in manufacturing industries in the HMA is con-

.".,trjtea in the durable goods industries, primarily in the fabrication
of transportaEion equipment, meEal products, and nonelectrical machinery.
In 1966, manufacturing employment accounted for nearly 45 percent of wage

and salary employment, comPared with less than 4O percent in 1961. The

reported increase in the proportion of manufacturing employment reflects
the fact that 68 percent of the increase in wage and salary employment
since 1961 resulted from job increases in manufacturing industries.

In 1966, employment in manufacturing totalled 2Or1OO, or 4r3OO (27 percent)
more than in 1960. Because of job losses, mainly among the transportation
equipment firms, manufacturing employment declined by 1,2OO in 1961. The

Ioss was regained in L962 and a sma11 number of jobs were added in 1963.
Since L963, manufacturing employment has increased substanEially (4rOO0

jobs) to the 1966 level of 2O,1OO. The increase in employment in recent
years was widely distributed among different firms; however, the Clark
Equipment Company and the Aeroquip Corporation were among the firms which
had the most significant employment gains.

Employment in the durable goods industries totalled 16r8OO in 1966,
more than 37 percent of wage and salary employment. Employment in these
industries declined moderately in 1961. Since then, a total of 5r3OO
jobs have been added. Yearly employment gains in the L96l-1966 period
ranged from a low of 2OO in 1963 to a high of t,9OO in 1966.

The transportation equipment industry provided approximately 6r3O0
jobs in 1966, about 14 percent of wage and salary employment. The Loss
of jobs at the Clark Equipment Company, the major firm in the indusEry,
and in other esEablishments such as lJalker Manufacturing and Hayes
Industries, caused employment. in the transportation equipment industry
to decline by 8OO in L96L. Subsequent employment gains, especially
at the Clark Equipment Company and at Hayes Industries, have resulted
in a net increase of 1,400 jobs in the industry in the 196O-1966 period.

In 1966, the nonelectrical machinery industry employed 3r7OO workers,
eight percent of wage and salary employment. Only 3OO jobs were added
in the industry during the 196O-1965 period; but a moderate increase
of 60O was registered in 1966. Much of the increase in employment
resulted from expansion at Aeroquip Corporation, the major firm in the
nonelectrical machinery industry.
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The primary and fabricated metals industry provided 3,30o jobs in
L966, seven percent of wage and salary employment. The industry had
a net increase of only 1OO in the 1960-1963 period and increases of
200 in each succeeding year. The employment increase in the industry
resulted from new jobs in many of the smal1 plants (less than 5oo
employees each) which are typical of the industry.

Employment in the ot.her durable goods industries totaled 3r5oo in
L966, eight percent of wage and salary employment. Employment among
durable goods firms increased by 60o in the 1960-1962 period, remained
relatively stable until L965, then increased by 7oo in 1966. Most of
the increase in other durable goods employment is attributable to job
gains at Sparton Electronics.

Employment in the nondurable goods industries totalled 3,3oo in 1966,
seven percent of wage and salary employment. Employment in this group
has been stable during the 196o-1966 oeriod. Many of the jobs in these
industries are provided by the Goodyear Tire and Rubber company and
by a few food processing firms.

Ngnmanufacturing. rn 1966, employment in nonmanufacturing totaled
24.r9oo, 55 percent of wage and salary employment. rhe rs66 total rep-
resented an increase of 2rooo (nine percent) since 1960. Nonmanu-
facturing employment declined by 60o in 1961, remained stable during
the next two years, then increased by 2,600 during the 1963-1966 period.
Trade, whlch accounted for 7r8oo jobs (17 percent of wage and salary
employment) is the principal nonmanufacturing industry in the HMA.
The 1966 employment in trade represented an increase of IrOOO over the
196o total, with virtually all of the increase occurring since 11964.
The high proportion. of employment in t.rade results from Jackson cityrs
role as a distribution center for the surrounding suburban and rural
areas.

Employment in government totalled 5r9oo in 1966r 13 percent of wage
and salary employment. Employment in government has increased slightly(40o jobs) during the 196o-1966 period. Local government, including
employees of the city, county, villages,and townships, accounted for 75
percent of all government empLoyment in 1966. Employment by the state,
which included more than 8OO workers at the State Prison, accounted for
20 percent and federal employment accounted for the remaining five
percent of all government employment.

Employment in services t,otaled 4160U^ in 1966, Len percenE of wage and
salary employment. Employment in services declined slightly in the 196O-
1963 perlod, then increased gradually in the succeedlng years. The 1966
employment figure was only 4OO more than the 1960 tota1.
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Employrnent in transportation, communication, and public utilities to-
taled 3,7o0 in 1966, approximately 3oo less than in l-96o. Employment
in these industries declined steadily ln the 1960-L964 period, partly
because of technological changes. The small increase in employment
during the 1964-1966 period resulted malnly from job increases at the
Consumer Power Company, one of the largest employers in the group.

The construction industry provided 1r7oo jobs in 1966, slightly more
than in 1960. Employment in the industry declined by 3oo in the 1960-
1963 period; this loss was regained in the 1963-1965 period and 3oo
more jobs were added in 1966. Recent increases in construction emptoy-
ment resulted from industrial and commercial building activity.
rn 1966, employment in finance, insurance, and real estate averaged
1r2oo. This total, though slightly less than in 1965, represented a
galn of 2OO over the 196O- 1962 level.

Participation Rate. on the basis of resident population and employ-
ment data in the 1960 census, the employment participation rate (the
ratio of nonagricultural employment to total population) was 35.71 per-
cent, compared with 37.56 percent in 1950. Based on data which include
in,-commuters but exclude out-commuters, the employment participation
rate is calculated to be 37.7o percent as of April L967. A slight in-
crease in the participation rate is anticipated during the forecast
period.

Princioal Emnl ovment Sources

The Jackson Directory of Manufacturers indicates that there are about
twenty manufacturing firms in the tlMA which employ 25O or more workers
each. of these, two firms employ more than lr5oo persons each, five
companie's employ between 5oo and lr5oo workers each, and 13 establish-
ments each employed between 250 and 5oo persons. Four of the larger
manufacturing firms are discussed below. Of the remaining firms with
250 or more employees, seven produce transportation equipment, four
produce electrical machinery, three produce nonelectrical machinery,
and two produce metals.

The clark Equipment company is the largest employer in the HMA. The com-
Pany recently completed a l5OrOOO square foot expansion of its facili-
ties, and, presently, is building new office facilities. The company
produces gears, transmissions, differentials, and forgings for transpor-
tation vehicles at several plant locations in the area. Although com-
pany officials expect the demand for their products to remain high,
they give no indication of future employment.
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Goodyear Tire and Rubber Company is the second largest manufacturing
employer in Ehe area. Employment by the comPany has registered only

" "tigttt 
gain since 1960. Goodyear produces truck and passenger tires

at the Ioca1 plant. Although modernization of some of its facilities
might be expected' no plans for plant expansion or employmenE changes

have been announced.

Since its establishment in 194O the Aeroquip Corporation has exp'ended

gradually. The company has three plants in Jackson in addition Lo its
laboratory and maehine shop and general offices. The products include
flexible hose lines and fittings, self-sealing couplings' conveyor and

transmission belEs, and cargo controL producEs' some of which are utilized
in the aircraft industry.

Consumer Power Company, the largest employer in Ehe nonmanufacEuring sector
of Ehe economyo supplies electricity and gas Eo communities in 37 counties
and electricity otly to communities in an additional 24 counties' The

company maintains iEs general offices at Jackson City. A small increase
in employment is expected during the forecast period'

Employment at the State Prison of Southern Michigan was over 8OO in 1966,
apd has been stable during the 196O-1965 period. The prison, which covers
57 acres and has more than 5rOO0 inmates, is one of the largest walled
insEitutions in the world. Prison administrators place strong emphasis
on rehabilitation; rehabilitation programs in the instit.ution include
job training as $rell as recreaEional and athletic events. Many of the
inmates are assigned regular working hours, producing such items as

textiles, metal stamping products and license plates. In addition, some

of the inmates cultivate the prison farms r,ahich cover approximately 4r5OO

acres.

Unemployment

During the l2-month period ending February 28, 1967, the number of
.rn"rnpioy.d persons in the Jackson HMA averaged 1,4OO, 5OO less than in
the tomparable period ending February 1966 and equal to 2.6 percent of
the work force of 53,4OO (see Eable 1). In 1966, there was an average
of 1,4oO unemployed persons (2.5 percent) in the HMA. Monthly average

unemployment reached a peak of 8.2 percent, in the 1961 recession' then
declined substantia!-ly in the succeeding years to Lhe low Ievel indicated
in L966.
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Future Emplorment. Based on past trends, on future expectations of
some of the major employers ln the area, and on the assumpLion that
national economic prosperity will continue during the forecast period,
nonagricultural wage and salary emplolnnent is expected to increase by
about l,4oo jobs annually, including 8oo jobs in manufacturing and 600
in nonmanufacturing. rt is anticipated that the annual increase in
manufacturing emplo)menr wilI be distributed as follows: 3oo jobs in
the transportation equipment industry, 2oo in the other durable goods
industries, 15o in the primary and fabricated metals industry and l5o
in the nonelectrical machinery industry. rn the nonmanufacturing
secEor of the economy, employment in trade is expected to rise by 2oo
annually. About 150 new jobs are anticipated in services and an
equal number of new jobs is expected in the construction industry.
smaller increases in employment, totaling loo jobs annually, are
anticipated in the other nonmanufacturing industries.

The projected increases in employment both among manufacturing and non-
manufacturing industries are, generally, equal to or above the average
for the i96O-1966 period, but somewhat lower than the gains since 1964.
Although the demand for products of the area is expected to remain high,
the projected increase in employment is noL expected to be as high as
in recent years. The current tightness of the labor market suggests
that some employers may not be able to recruit the desired number of
workers, except at prohi.bitive costs. part of the jncrease in employ-
mentr however, could be satisfied through increased in-commutation.

Income

Current Estimate. The median income, after Ehe deduction of federal
income tax, of a1l families in the HMA is $7r55o. The median after-
tax income of renter households of two or more persons is $6ro5o. By
1969, the median after-tax income of all families is expected to rise
to $71825, the median income of renter households wilt te approximately
$6,325.

As indicated in table IIl, 22 percent of all families
renter households have after-E-ax incomes of less than
thirteen percent of all families but only five percenL
holds have after-tax incomes of $12r5OO or more.

and 39 percent of
$5,OOO. About
of renter house-
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Demographic Factors

PopulaLion

HMA total. As of April 1967, the nonfarm population of the Jackson HMA
totaled 13412oo. This total was an increase of lor7oo (nine percent),
or an average annual gain of 11525 (1.2 percent) since April 1960. Dur-
ing the April 195o-Apri1 l960 period, the nonfarm population increased
by an average of 21825 (2,6 percent) annually, from 95r2OO to 123r5OO.
The increase in population during the 195O-196O period, however, reflected
a conceptual change in the definition of trfarmrr between the two censuses.

Jackson City. As of April L967, the population of Jackson City hras esti-
maEed at 49,75O, a decrease of 15O (O.3 percent) annually since April 1960.
Between 1950 and 1960, the population of Jackson declined from 51,1OO to
50,725, an average annual loss of 35 persons (O.1 percent). Like many
other central cities, Jacksonrs population loss is atEributable, in parE,
to old and dilapidaEed housing in some areas and inharmonious land uses
in oEhers. In addition, the supply of vacant land and the increased use
of automobiles have given the suburbs an advanLage in the compeEiEion for
new households.

Remainder of the HI',IA. There were approximately 84,45O persons in the re-
mainder of the HI*{A in April L967, an average increase of 1,675 (2.1 percent)
annually since 1960. The nonfarm population of the remainder of the HI'{A
during the decennial period, influenced by the changed definiEion of "nenfarmn
increased from 44,1o0 to 72,775, or an average of 2,875 annually. summit,
Blackman, and Leoni Townships, the most populous t.ownships, account.ed for
approximaBely 52 percent of the 1950-1967 populaEion growth in the Hlt4A.
The table below sho\^Is the population trend in the HMA. Comparable population
data for Jackson CiLy and some of the individual communiEies are indicated
in table IV.

nfarm Po I on Trend
Jackson. Michi gAN. HMA

I 950- r 969

Period

April l95O
April 1960
April 1967
April 1969

Nonfarm
population

95,2l_4
L23,497
L34,2OO
137,600

Ave e annual c
Number

2 rg2g
r,525
1,7OO

Percenta

2.6
I.2
1.3

al Derived through the use of a formula designed to calculate the rateof change on a compound basis.

Sources: 195O and 1960 Censuses of population;
1967 and 1959 estimared by Housing Market Analysr.
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Estimated Future_&-Efatlon. The populatlon of the HMA is expecred to in-
lly to total 137,5OO by April 19e9. The pro-

jected lncrease ln populatlon le based on the average household size and
on the lncrease in the number of households anticipated to result from the
projected increase in employment. Inasmuch as neL in-commutation and the
number of secondary wage earners are expected to increase, the population
growth resulting from the projected increase in employment is not as high
as might be expected otherwise. On the basis of recent population trends,
it is expected that most of the populatlon growth will occur in the subur-
ban areas (malnly in Summit, Blackman, and Leoni Townships) which have
gror.rn moderately during rhe 1960-1967 period.

Net Natural Increase and Mipration. During the April 195o-April 195O
periodr the population of Jackson County, tncluding the rural farm popula-
tion, increased by an average of 2r4OO annually. The net. natural increase,
residenE births minus residenE deaths, in Ehe county averaged 1r875, indi-
cating Ehat there was an average of 525 in-migrants annually during the de-
cade. During the 1950-1967 period, the population of the county Cncluding
the rural farm component) increased at an average of 1,25O persons annually.
Net natural increase averaged 1r6OO indicating net out-migration of about
350 perconr rnnually. Most of Ehe out-nigrants, which probably included
several'hundred previous ferm resldentsr &r€ assumed to have left the area
in the early part of the 1950-1957 period when unemplo5rment was relatively
high.

Households

HMA total. As of April 1967, there were approximately 38r45O nonfarm
households (occupied housing unlts) in the HMA. The total number of
households represent,ed an increase of 31325 (nine percent) r 475 (1.3
percenE) annually, slnce Aprll 1960. Durlng the April l95o-April 1960
period, the number of nonfarm households in the HMA lncreased ftom 271325
to 35r125, an average annual increase of 78O (2.5 percent). The increase
in the number of households was influenced by Ehe deflnitional change
fromrrdwelling uniEtr ln the 1950 Census Eotrhousing unitrrin the 196O
Census as well as by the change in the definition of farm.

Jackson Citv. It ls estima ted that as of April 1957 there were 15r85O
households ln Js.kson City, a decrease of about 40 (O.3 percent) annually
since f96O. Durlng the 1950-196O period, the number of households in the
city of Jackson, influenced by the definltional change in housiehold, in-
creased by abouE 10 (O.1 percent) annually from L6rO25 Eo 161150.

Remainder f the HMA. In Aprll L967, there were approximately 22r5OO
households in the remalnder of the HMA, an increabe of 515 (2.5 percent)
annually elnce April 1950. Durlng the April l95o-April 1950 period the
number of households in the remalnder of the HMA increased by abouE 77O
annually from 11r3oo to 181975, partlally due to Ehe change in the defini-
tion of a fann. Parallellng the growth ln populatlon, SumrniE, Leoni, and
Blackrnan Townships together accounted fot 54 percent of the lncrease in
Ehe nunber of households ln the HMA durlng the 1950-1957 period. The
trend of houeeholds ln the HMALs lndlcatEd on the following page; simllcr
trendg are ehown for Jackeon Ctty and other communltles in tiUte V.
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Nonfarm Household Trend
Jackson. Michigan. HMA

r950-1969

Period

April t95O
April 1960
April 1967
April L969

Nonfarm
househo ld s

27 ,325
35,124
38,450
39,45O

Number

780
475
500

PercentQ/
Average annual change

2.6
r.3
1.3

al Derived through Ehe use of a formula designed to calculate the
raEe of change on a compound basis.

Sources: 1950 and 1950 Censuses of Housing;
1967 and 1969 estimated by Housing Market Analyst.

Future Households. It is estimated that during the L967-1969 forecast
period the number of households in the HMA will increase by 5OO annually
and will total 39,450 by April 1969. The net number of new households
expected in the forecast period is slightly higher than the average an-
nual increase which occurred in the 1960-1967 period, but considerably
below that which occurred during the 1950-195O decade. It is anticipated
that most of the increase in households will continue to occur in the
townships of Summit, Leoni, and Blackman.

Household Size. The ave rage number of persons per nonfarm household in
In 1960, the census reported that therethe HMA in April L967 was 3.30.

were 3.31 persons per household, comPared with 3.20 in 1950. As of Aprii
t957, t,he number of persons per household in Jackson City was 3.O9, un-
changed since 1960 and slightly less Ehan the 3.11 persons per household
reporEed in 195O. The average size of households is higher in the re-
mainder of the HMA Ehan in Jackson City. In April 1967, the average
number of persons per household in the remainder of the tMA was 3.45.
In 1960, there hras an average of 3.50 persons Per household in the re-
malnder of the HMA, compared with 3.32 in 1950. No significant change
in the number of persons per household is anticipated during the fore-
cast period.



13-

Houaing Market Factors

Housl SuppIv

Current Estlma te and Pest Trende. In ApriL L957 n there were an estimated
4I'950 nonfarm housing units ln Ehe Jackson HMA, an increase of approxl-
maEely 31175 (eight percent), 455 annually, slnce April 1960. During the
f95O-1960 decade, the nunber of housing units increased by an average of
abouE 925 annually from 29,525 uniEs in L95o to 381775 (see table VI).
The increase in the housing inventory during Ehe I95o-1950 period was
influenced by the definitional change from Idwelting unitl in l95O Eo
,housing unitrr in 195o as well as by the definitional change in farm.

As of April 1967, there were 161550 housing units in Jackson city com-
pared with 161850 in 1960 and 161450 in 195O. The slighg decrease in
the housing inventory during the 195O-1967 period resulted from a sub-
stanEial number of demolitions (noE completely offset by new construc-
tion) because of urban renewal and code enforcemenE.

There rdere approxinaEely 25rlfiO housing units in the remainder of the
llMA, an lncrease of 5OO annually since 1960. Between 195O and 1960 the
housing inventory in the remalnder of the HMA lncreaged fron 13rO75 to
211925, an average annual galn of 885. A substantlal proportlon of the
increases in the housing inventory in the remainder of the HMA in both
Ehe 195O-196O and in the 1950-1967 period occurred in the suburban rown-
ships of Summit, Leoni, and Blackman.

Tvpe of Structure. As indicated in the following table, the composi.tion
of the housing inventory has changed slightly since 1960. One-unit struc.
tures, including trailers, comprised nearly 88 percent of the total number
of housing units in April 1967, compared with 87 percent in April I95o.
The proportions of the inventory in two-unit structures and in structures
with three or more units have declined slightty. Jackson CiEy, which has
approximaEeLy 27 percent. of its housing inventory in structures containing
tl^ro or more unitsr accounts for about 88 percent of all multifamily hous-
ing units in the HMA.

*g=*,,.U;
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rm Housi n9 Invento bv Units in StrucLure
Jackson, Michigan, HMA

1960-t967

Units in
s truc ture

One uni tal
'I'wo uni t s
three c)r more units

Iotal

Apri I
I 960

Apri I
1967

36,8O0
2 1325
2.825

4I ,950

33,6L7
2 r354
2.787

Tal75&t

Percent of total
r 960 t967

5.6
6.7

100. o

78786.1
6.1
7.2

100. o

q/ lncludes trai lers .

Differs slightiy from the count of all units because units in
sLructure were enumerated on a sample basis.

b/

Sources: 1960 Census of Housing;
Analys t .

1957 estimated by Housing Market

Aee of Struc ture. The housing inventory of the Jackson HMA is quice o1d.
Nearly 59 percent of all housing units were constructed before 194O and
are at least 28 years old. Approximately 2o percent of all units were
built during the period l94O-1954 and 21 percent of rhe units were built
in the 1955-1967 period. The housing inventory in ttre city of Jackson
ls much older than in the remainder of the HMA. rt is est.imated that
nearly 89 percent of the housing units in the city were built before
1940, compared with only 39 percent in the remainder of the HMA. In
contrast, 32 percent of the housing units in the remainder of the HMA,
but only five percent of those in the city, were built in the 1955-1967
period.

Distribution of the Housing Inventory by Year BuiltQ/
Jackson. Michigan. HMA

Percen tase di sLribution

Year buil t

April l96o-March 1967
i955 - March 196O
r950 - L954
L940 - 1949
1939 or earlier

To tal

Jackson City

2.9
t.9
3.1
3.3

88.8
100. o

Remainder
of HMA

t4.5
t7 .7
13.4
r5.6
38. 8

HMA

total

10. o
11.5
9.3

lo.7
58. 5

100.o 100. o

al The basic data in the 1960 Census of Hor.rsing from which the above
estimates were developed reflect an unknown degree of error in
rryear built.t' occasioned by the accuracy of response to enumeraLorsr
questions as well as by errors caused by sampling.

Sources: 196O Census of Housing and estimates by Housing Market Analyst
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Condition of the Inventory. ApproximaEely 13 percent of the housing
units in the HMA in Aprit L967 were dilapidated or lacked one or more
plumbing facilities, compared with 16 percent similarly classified in
1960. The demolition of many substandard housing units and the upgrading
of some existing structures as well as the substantial volume of new uniEs
constructed since 196O have improved the condiEion of the housing inventory.

Although the inventory in the city of Jackson is older than that in
the remainder of the HMA, Jackson City has a smaller proportion of sub-
standard units than the remainder of the HMA. As of April L967, less
than 1o percent of the housing units in the city were dilapidated or
lacked one or more plumbing facilities, compared with approximately l5
percent in the remainder of the HMA. The April 1960 Census of Housing
reported that 13 percent of the units in Jackson City and 18 percent of
those in the remainder of the HMA were dilapidated or lacked one or more
plumbing faci I i ties .

Velue and Rent. As of April Lg67, it is estimated that the median valueof owner-occupied housing units in the Jackson HMA 1s about $12rooo. TheI96o census of Housing reported a median varue of $1or2oo for arr owner_occupied housing units (including rural-farm houses). The median valuein Jackson city in 196o was $9rgoo. An upwarJ rrend in the value of realestate' the substantiar volume of single-iamiry units built. since I96oand priced at over $12,5oo, as well as the ae*otition of many substandardunits are the main factors which conEributed to the increase in the valueof oqrner-occupied housing units during the 1960_1967 period.
The April 1960 census of Housing reported that the median gross rents,including utilities, in the I{MA and in Jackson City were $75. Becausethe new rental units built since 1960 have rented above the 1g60 medianand because dilapidated units in the lower rent ranges were demolished,it is judged thaE these median gross rents have increased to $go or more.

Re ident I Bui di Ac tivi t

Based on building permit data covering areas which contained about 96 per-cent of the totar r95o population, including the rural farm component, itis estimated that the number of housing uniis-t-"irt since April 1g60 andthose under construction as of gpriL L967 Lotaled 4,35O units. Thls to_tal represents an average of about 600 houses started annually since 1960.During the January l960-t'rarch 1967 perioJl-"oo.""imarely 3,g75 privarehousing units were authorized in.permit-issuing areas, an average of 55oannually' Because- of the slump in residential construction cauied by therecession, the number of privaie housing units authorized declined from572 in 196o to 413 in r96i, rhen increased ro a peak of 6Gr in 1963. Thenumber of privare housing unirs authorizeJ i""irr.d ro 54o in 1964, in_creased to 6o9 in 1965, then declined ro about 52o in tg66. The 1966
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level of authorizations, the lowest since i96I, reflected the tightness
of the mortgage market which tended to restrict residential construction.
About 1O5 housing units have been authorized during the first three
months ot 1967, less than the estimated 13O units authorized in the com-
parable period in 1966. In addition to the private housing units author-
ized by building permits, lOO units of public housing were constructed in
Jackson and an estimated 275 housing uniEs were built in non-permit-issu-
ing places during the l960-1967 period.

As indicated in table VII, 425 private housing units (It percent of the
l960-1967 totai) were authorized in Jackson City. Nearly 1r150 housing
units (29 percent) were authorized in Summit Township, more than twice
as many as in any other area. Leoni Township (with 51O units) and
Blackman Township (with 5OO units) also accounted for sizable propor-
tions of the housing units authorized in the IMA during the 1960-1961
period.

The number of h6using units authorized each year since 1960 is indi-
cated by type of sEructure in the following table. About 3155O units,
89 percent of the toEal authorized during the period were single-family
houses. 0nly 425 units (1I percent) were in multifamily structures.
About 260 of the multifarnily housing units (61 percent) were authorized
for the city of Jackson, IOO units r{rere in SummiL Township, and the re-
maining 65 units were distributed in several other townships.

Private Housins Units Authorized by Type of Structure
Jackson, {ichigan. FMA

t960-L967

Year

1960
r 961
1962
L963
L964
1 96s
t966p/

Jan. -Mar. b/

One -
fami 1v

500
405
496
483
503
585
504

125
70

Two- to
four-familv

Five- or
more-family

70
6

55
176
35
22
16

5

To tal
uni tsa/

572
4t3
551
66t
540
609
520

130
105

2

2

6
2

2

:

L966
r967 ; 33

al Excludes lOO public housing units authorized in the city of Jackson
. in 1964 and an estimated 275 units built in non-permiE-issuing places.

pl Partly estimated by Housing Market Analyst.

Sources: Bureau of the Census C-40, Const.rucLion Reportsl local permit-
issuing offices, and estimates by Housing Market Analyst.
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Units Under Construction. Based on the record of building permits and on
the resulE of a postal vacancy survey conducted in the llMA during theApril 5-7, L967, period, it ls estimated that there were 175 housing units
under construction as of AprlL L967. The total included 13O single-family
houses and 45 mulEifarnily units. The number of units reported to have
been under construct.lon by the postal vacancy survey was adjust.ed upwardto reflecE construction in areas not served by postal carriers. An
estimated 4O housing units lilere under construction in the city of Jackson;
of these, 35 were multifamily units. Most of the remaining 135 units that
were under construction were in the suburban areas of Summit, Leoni, and
Blackman Townshlps.

Demolitions. Available data on demolitlons indicate that approximately
l,OOO housing uniEs have been demolished during the 1960-1967 period.
These included about 5OO single-family houses and 5OO multifamily units.
Most of the demolitions occurred ln the city of Jackson where some 8OO

units were demollshedl mainly because of code enforcement. and the urban
rener*al Progr{un. It i6 estinaEed that approximately 2OO housing uniEs
will be demolished because of code enforcement and other causes during
the forecast period.

Tenure of Oecupancv. As of Aprll L967, there were about 38r45O occupied
housing units in the Jackson HMA. Of these, 3Or15O (78 percent) hrere
oh,ner-occupied units and 8r3OO units (22 percent) were occupied by renters
(see table VI). During the l95O-195O decade, owner-occupancy increased
from 72 percent. to 77 percent of all occupied uniEs.

In ApriL 1967, Ehere were 15r85O occupied housing units in Jackson City.
0f Ehese, lOr5OO (66 percent) were owner-occupied and 5135O (34 percent)
$/ere rent.er-occupied. The proportions of owner-, and.renter-occupied units
in the city have not varied significantly during the 195O-I957 period.

0f Ehe 2216o,0 occupied housing units that were in the remainder of the
HMA ln April L967, 87 percent rrere oyrner-occupied and 13 percent were
renter-occupied. During the 1950-I95o period, the proport,ion of owner-
occupancy ln the remainder of the HMA increased from 82 percent to 86
percent.

Vacancv

Last censue. The census of Housing reported that in April 1950 there
were about 725 vacant, avallable, nonseasonal, nondilapidated housing
units ln the Jackson HMA, representing a neE vacancy ratio of 2.O percent.
Of the avallable vacant unlte, 21+C. were for sale and 485 were available
for rent, rePresenting ealee and rental vacancy ratlos of 0.9 percent and
5.5 percent respectlvely (eee table VI). About 21O of the units available
for eale and 32O of thoee avallable for rent had alt plumbing facil-iries.
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The 1960 Census reported that nearly 75 vacant housing units (0.7 per-
cent) were available for sale and 34O units (5.8 percent) were avail-
able for rent in Jackson City. About 7O of those available for sale
and 2O5 of those available for rent had all plumbing facilities.

Postal Vacancv Survey. A postal vacancy survey whjch cove'red 30r57L
residences and apartments (73 percent of all nonfarm housing units) was
conducted in the FMA during the period April 5-7, 1967, The survr'y in-
dicated that 623 units (2.O percent) r^rere vacant. The total number of
units surveyed included 281929 residences and I1642 apartments. 0f
these, 42J. residences and 2O2 apartmenLs were vacant, representing va-
cancy ratios of 1.5 percent and 12.3 percent, respectivety. The re-
sults of the postal vacancy survey are summarized in the following
table and presented in detail in table VIII.

Postal Vacancy Survey Summary
Jackson. Michigan, HMA

April 5-7. 1967

Categorv

Res idences
Apartments

Total

Source

Units
surveved

Uni ts
vacant

42L
202
623

Survey conducted

Percent
vacant

28,929
L.642

30, 57 1

EHA Postal Vacancy
masters.

r.5
L2.3
2.O

by co 1 laborating pos t-

It is important to note thaE the postal vacancy survey data are not en-
tirely comparable with the data published by the Bureau of the Census
because of differences in definition, area delineations, and methods of
enumeration. The census reports units and vacancies by type of struc-
ture. The Post Office Department defines artresidencertas a unit repre-
senting one stop for one delivery of mail (one mailbox). These are
principally single-family homes, but include row houses and some duplexes
and structures with additional units created by conversions. An aparLment
is a unit on a stop where more than one delivery of mail is possible.
Postal surveys omit vacancies in limited areas served by post office bttxt:s
and tend to omit units under construction in subdivisions. Although the
postal vacancy survey has obvious limitations, the survey serves a valu-
able funcEion in the derivaEion of est,imates of local market conditions.
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Current Estimate 0n the basis of the postal vacancy survey, the re-
sults of which have been adjusted to reflect incomplete coverage and
census concepts as well as to exclude some seasonal units, it 1s esti-
mated that there were about 7OO vacant, nonseasonal, nondilapidated
housing units available for sale or rent in the HMA in April 1967. The
total available vacant units represented a net vacancy ratio of 1.8 per-
cent. Approximately 225 housing units were for sale, representing a
homeowner vacancv ratio of 0.7 percent. About 475 units were available
for rent, equal to a rental vacancy ratio of 5.4 percent. It is esti-
mated that the sales vacancy ratios for the city of Jackson and the re-
mainder of the HMA were O.7 percent and O.8 percent, respectively. The
rental vacancy ratios were 5.8 percent in Jackson and 4.7 percent in
the remainder of the HI,IA. The number of vacant units in the HMA in
April 1967 was slightly less than in 1960 mainlv because the tightening
of the mortgage market in L966 aided the absorption of vacancies in
existing structures.

Vacant Housing Units
Jackson. Michisan. HMA

1960-t967

Categgrv

Total vacant

April 1960

3,640

724
2/+1

.97.

483
5.67"

April 1967

3,50O

700
225

ao7

475
).1+/"

Available vacant
For sale

Homeowner vacancy ratio

For rent
Rental vacancy ratio

0ther vacant 2,9L6 2r8OO

Sources 1960 Census of Housing; 1967 estimated by Housing Market
Anal ys t .

0f the vacant units which were available in ApriL 1967, it is judged
that 21O sales units and 375 rental units had all plumbing facilities.
The number of available sales units with all ptumbing facilities was be-
1ow the level consistent with a balanced supply-demand relationship in
an area of moderate growth such as the Jackson HMA. The number of avail-
able rental units with all plumbing facilities represented a balanced
supply-demand relationship.
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Sales }larke t

General }larket Conditions. As indicated by local realtors, substantiated
b1, rhe low sales vacancy ratio and limited data from the FllA unsold in-
.,'ei'ttcr..,Survey, the sales market for new singIe-fanily homes in the HMA

was flrm, as of Aprif t967. This condition appears to have been prevalent
since 1962, following a softening of the sales markeE during the l960-I96i
recessic-rn rvhen the volume of new single-family units l^tas curtailed. Since
tltelr, the supply of new units has kept pace trr-ith demand, t.hereby preventing
anv increase in the inventory of new unsold units. The decline in the
vciume of new unirs built in i966 resulted from fhe difficulty of obtain-
ing mortgage financing rather than an over-supply of new units. Local
realtcrs reported that the market for existing Properties was good and
ihat, as of ApriI L967, there eras a shorEage of listings. Otd houses in
pocr locaiions, however, remain unSold for relatively long periods of
time.

Srrbdivision Activitr . Adequate waEer and sewer facilities are available
almost onl)'in areas close Eo the ciEy of Jackson, especialll'tn SummiE.
Blackrnan. and Leoni tovunships , which ef f ecE.ivel1' l imiEs subdivi sion activi tyto these areas. Ilost of the subdivisions are small (50 lots or less).
The larger subdivisions are being developed in stages over I period of
).'ears. Local sources indicate t.hat Ehe majority of the uniEs are built
on contract.

Unst'r d Intrentor Surve The FHA Grand Rapids Insuring 0ffice conducted
a survev r.f unsold invenEory of new homes in the HMA as of January 1967.
The survey indicated that, of a Eotal of 155 houses completed in 14 sub-
divisions with five or more completions in 1966r 78 houses were built
speculatively and 12 were unsold as of January l, L967, a 15 percent un-
sold inventory rario. AtI of the unsold houses had been completed less
than four months before the date of the survey. Threnty-four houses were
under constructioq crf which I4 were being built speculativeiy (see table
tx) .

In 1965, 198 housts [6i been built in 2O subdivisions hriEh five or more
completions. Fifty-two houses had been builE speculatively and lO re-
mained unsold as of January l, 1966, a 19 percent unsold inventory ratio.

Home Prices. Most of the new houses constructed in the HMA are priced
between $t5,OOO and $25,OOO; the most tyPical price was between $20'OOO
and $22,OOO. Most of the more expensive homes in the HMA are being
built in Summit Township, while many of the lower-priced homes are built
in Leoni Township.



2L

Rental MarkeE

General Market Conditlons. In vtew of the relatively slow growth of the
area, the successful absorptlon of t,he llmited number of new rental units
that have ent,ered the market within Ehe last t,vro years suggesEe a flrm
latent demand for new aparEments. The market for used rental unlts ln
good nelghborhoods and wlth adequate faclLltles is good, accordlng to 10-
cal sources. However, there are many apartments ln otd converted sEruc-
tures and a number of single-family houses that are vacant. Because of
poor condition or location, such units usually remain vacant for long
periods. Market absorption data collected by the Grand Rapids Insuring
0ffice indicate that the occupancy experience in the projects surveyed
has been good.

Rents ln the units built during the 1950-1967 period typically range from
$145 to $17O for one-bedroom units, from $165 to $215 for two-bedroom units,
and from $325 to $34O for Ehree-bedroom units. Rents in the eonventional
uniEs usually include gas but not electricity. Most, of the new units built
during the 195O-L967 period are two-bedroom units; Ehere are, hohTever' a
moderate number of one- and Ehree-bedroom units.

Rental Houslng Undcr Constructlolq. Based on the record of buildlng permlts
and the postal vacancy survey, it is estimated that there were approximately
45 multlfamlly houslng units under construction in April L967. 0f t,hese,
35 were -in Jgekson and. the remalning 10 units hrere scattered in other
locations. Thlrty-three of the units that were being built in Jackson are
in a single project. In addition to the rental units under construction in
Aprll L967, there are known plans Eo construct a 5O-unit convenLionally-
flnanced project and 16O units of public housing for the elderly in Jackson
City. These plans are in the iniEial stages.

MorEqase Market

Principal Sources of Funds. As of April L967, local sources indicate that
the supply of morEgage funds in the tMA is adequate to meet the demand.
These sources report Ehat resident,ial consErucEion had been adversely af-
fected by a shortage of funds in 1966 but that the situation had improved
within the last two or three months. The savings and loan institutions
are the primary sources of mortgage funds, with some Participation in the
mortgage market by Ehe commercial banks and other investnent companies.
The interest, rate on conventional loans was about 6\ percent in ApriL 1967.
The downpayment $ras usual ly 20 to 25 percent and the repayment period about
25 years.
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Urban Renewal

Currently, there are Lh,o urban renewal projects in execution in the HMA'

Ehe Belden Proiect (R-15) and the East Mlchiean Proiect (R-45). Approxi -
mately 42O families were relocaEed from the Belden projecQ which is an ir-
regularly shaped area bounded roughly by Belden Road on the east, East
Franklin Street on the north, Francis, Milwaukee and Merriman StreeEs on
the west, and East, Prospect Street on the south. The scheduled re-use
of the 139 acres of land in the project area is mainly residential. Both a
project for moderate income families and a low-rent public housi.ng project
are located in the Belden urban renewal area.

Tte East Michigan urban renewal area consists of 2O acres in the central
business district,. The project area ig bounded roughly by Columbus Street
on the east, Washington Avenue on the south, Medhanic Street on the wesL'
and the Michigan Central Railroad on the north. The land in this project
is scheduled for commercial re-use.

Public Housing

There are 1OO public housing units under managemenE in the Hl4A. 0f these,
24 units are reserved for elderly tenants. The public housing units, 1o-
cated in the Belden urban reneual area, $rere complet.ed in 1955. There
are tentatlve plans to build an additional 160 unlts of elderly housing
ln Jackson City, probably in or near the downtown area.
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Demand for Housing

QuanLitative Demand

The prospective demand for new housing units over the nexE two years is
based on an expected increase of 5OO annu&lIy in the number of households,
adjusted for anticipated losses in the housing inventory through demoli-
tions and other causes. Adjustments have been made for Ehe number of
vacancies and the number of units under construction, as well as for an
anticipated shift in tenure during the forecast period. 0n the basis
of these considerations, it is estimated that the annual demand for new
privately-owned housing will be 57O units, including 5OO single-family
units and 70 multifamily housing units. The annual rental demand in-
cludes demand for approximately 45 rental units at market-interest-rate
financing and 25 units that may be marketed only at the lower rents
achievable through public benefits or assistance in financing, exclusive
of public low-rent or rent-supplement accommodations.

Qualitative Demand

Single-family Housing. Based on current family incomes, ratios of sales
price to incomes typical in the area, and on recent market experience,
the approximate distribution of the annual demand for 5OO single-family
housing units is estimated as follows:

Estimated Annual Demand for New Sinele-Familv Housi nS by Price Class

$1O,OOO - $12,499
12,5OO - 14,ggg
15,OOO - L7,4gg
l7,5OO - Lg,ggg
20,OOO - 24,ggg
25,OOO - 29,999
30,OOO - 34,ggg
35,OOO and over

To tal

n Michi n HMA

April 1967-ApriI 1969

Number of houses

30
45
55
60

130
6)
50
45

500

Percentage
distribution

6
9

1l
l2
26
L7
lo

9
100

J

Price class

The foregoing distribution differs from that in table IX which reflectsonly selected subdivision experience during the year Lg66. rt must benoted that the 1966 data do not include new construction in subdivisionswith less than five completi.ons during the year, nor do they reflect con-tract construction on scattered lots. It is likely that some of the moreexpensive houses as well as some of the lower-value homes are concentratedin the smaller building operations. The preceding clemand estimates reflectall home building and indicate a slightly greater concentration in someprice ranges than the subdivision surveys reveal.
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Multifamily Housing

The annual demand for new multifamily housing, at minimum Sross rents
achievable in the area has been estimated aL 45 uniEs. The total number
of units will be absorbed best if distributed as follows: 20 one-bedroom
units, 2O two-bedroom units, and 5 three-bedroom units. The net addition
to the rental inventory may be accomplished by either new construction or
rehabilitation, and should be provided in small structures of only a few
units each at rents close to the minimum achievable ln the area.

An additional 25 units of multifamily housing (mainly one- and two-bed-

room units) could be absorbed at the lower rents associaEed with public
benefits or assistance in financing, exclusive of public low-rent or
rent-supplement accommodations. these units should be provided in smalI

proiects, carefully Located to serve the needs of this market. The ab-

"o.itio., of the initial projects should be carfully observed, should

rhe units be renred readily, additional housing of this type may be war-

ranted.

As indicated previously, the demand for housing is based on the assuinp-
tion that there will be an increase in net in-commutation as well as an
increase in the number of secondary wage earners. If the projected in-
crease in employment gives rise to substantial net in-migration rather
than net in-commutation, however, the demand estimates (including the
demand for moderate-income multifamily housing) may be adjusted upward.



Iable I

Trend of Civilian Work Force ComDonents
Jackson. Michigan. Housine Market Area

Annual Averases 196O-1966
( in thousands)

Components

Civilian work force

Unemployment
Percent of work force

Agrieultural employment

1960

49.O

L96t t962

48.6

t963

48.2

1.5

l-964

49.r

2.O
4.L7"

r.4

4s.7
40

L965

51 .3

47 .9
42.4
5.5

@r
53.1

t.4
2.67.

48 6

Twelve mos.
endine Feb.3/
L966 L967

51.5 53.4

92.O
3.9%

2.9
6.o7"

9

07"

2
6

4.o
8.27"

2.9
c, 07

50.443.8

1.5

43.942.7
45.0
5.4

.1

.65
38.4
5.4

38 .3
5.6

1

3
t.4
2.67"

t.7 r.6 L.4 1.3 t.4 1.3

Total nonagricul tural employment44--4
Wage and salary employment 38.7
Othere/ 5.1

.9

.8
36

5

48.3
42.8
5.5

so. 6
45.2
5.4

Labor management disputes .1 .3 .3

al Preliminary.

bl Includes self-employed, unpaid-family, and domestic workers.

Note: Subtotals may not add to totals because of rounding.

Source: Michigan Employment Security Commission.



Table II

Nonasri.cultural Waee and Sal arv EmDloyment. bv lndustrv
Jackson. Michigan. Housing Market- r\'!qa

Annual Aver es 1960- 1966
( in thousands)

IndusEry

lJage and salary employment

Manufacturing

19 60

38.7

15 .8

t2.5

t96L

36.9

L4.6

11 .5

1962

38 .3

15.9

L963

38 .4

16. 1

L964

40. 1

L7.5

L965

42.4

18.4

&er
45.O

20.t

Twelve mos.
ending Feb.
L966 1967

42.8 45 .2

18.7 20.3

Durable goods
Primary & fabricated metals
Nonelectrical machinery
Transportation equipment
Other durable goods

Nondurable goods 3.3 3.1

Nonmanufacturing
ConsEruction
Trans., comm., & pub. util.
Trade
Fin., ins., & real estate
Services
Government

al Preliminary.

Note: Subtotals'may not add to totals because of rounding.

Source: Michigan Employment Security Commission.

t2.7
2.7
2.8
4.5
2.8

3.2

1

8
8
o
9

8

1

3
6

1

3
5

L2.9
2.7
3.O
4.7
2.6

3.3

22.3
1.1
3.6
6.8
1.1
3.9
5.8

t4.2
2.9
3.O
5.5
2.8

3.3

22.6
2
4
9

1

1

8

L4.9
3.1
3.1
5.8
2.8

3.4

24.L
1.7
3.7
7.8
1.2
4.6
6.o

1.5
3.7
1.5
L.2
4.4
5.9

r.4
3.6
7.5
1.3
4.4
5.9

16 .8
3.3
3.7
6.3
3.5

3.3

24.9
T,7
3.7
7.8
t.2
4.6
5.9

15. 1 17.O
3.4
3.8
6.3
3.5

3.1
3.2
5.9
,o

2.4
2.5
4.L
2.5

2.6
2.8
4.9
2.2

t.2
3.9
6.6
1.O
4.0
5.6

t.4
4.0
6.8
1.O
4.2
5.5

3.4 3.3

24.924.322.422.322.9
1

3
6

I
4
5



Table III

E ef imated Percen o I)iclrf hrrfinn ofF amlI ao 1ie nA rroalr dc hrr Annrral Tnnnmeo
1 deral Income T

.Tackso n Michisan. Hous ine Market. Area. L967 -L969

L961

er

ooo
ooo
ooo

ndU

$s
4
5
6

Annual income

, Ooo
$3,ooo
3,999
4,ggg
5,999
6,ggg

TrOOO - 7,ggg
g,ooo - grggg
grooo - g,ggg

1O,OOO - t2,4gg
12,5OO - L4,ggg
15rOOO and over

Total

AIl
families

10
5
7

10
12

11
10

9

100

Renter
householdsS/

A11
families

Renter
household#/

9

5
6

9

11

L2
8
6

9
4

L2
8
5
8
3

18
10
l1
10
13

2
100

L7
9

10
11
t2

13
7
6

11
10

9

15
8

7
100

$7 ,825 $6,325

2

100

Median income $7,550 $6,O5O

a/ Excludes one-person renter households.

Source: Estimated by Housing Market Analyst.



Table IV

Nonfarm Popu laLion Trends
Jackson. Michi san. Housins Market Area

1950 - I 967

Area

HMA total

Jackson City

Remainder of the HMA

Blackman Township
Leoni Township
Summit TownshiP
0ther townships

a/

Apri 1

r 950

95.2L4

5I,088

44^L26
t2,9O3
8,468

to,215
].,2,54O

Apri I
I 960

123.497

50,720

7 2,771
16,060
1 I ,43O
I8, lOl
27 ,186

84.450
L7 ,625
12,87 5
2 1, 550
32,4OO

2,965
316
296
789

1,464

Apri 1

r967

134.200 2,828

49,750 -37

Aver e annual c
1950 - 1960

@
1960 - 1967

Number Percentb/

t.525 L.2

-r50 3

r.67s
225
2to
495
745

2.6

2.L5

I

o
1.3
t.7
2.5
2.5

2.3
3.O
5.1
7.8

9/
Rounded.
Derived through t.he use of a formula designed to calculate the rate of change on a compound

basi s .

Sources: 195O and 196O Censuses of Population; 1967 estimated by Housing Market Analyst.



Table V

Nonfarm Household Trends
Jackson, Michigan, Housing Market Area

1950 - L967

Apri 1

19 50
Apri 1

1 960

so9

Apri I
1961

38,45O

1 5,850

,3oo
,125

Average annual chaqge
r950 - 1960 1960 - r961a/

Number Percent!/ Number Percentb/Area

HMA total

Jackson Ci ty

Remainder of the HMA

Blackman Township
Leoni Township
Summit Township
0ther townships

27,325 35,t24

16,O14 16,l3g

780

13

767
106
73

2t8
370

2.6 475

-40

515
65
10

150
230

1.3

I 3

18
2

3
5
7

11,
1,
)
3,
3,

311
926
5t7
o53
815

,985
,988
,251
,237

22
3
3
6

9

600
450

2.5
2.1
2.O
2.6
2.8

5.2
4.4
2.6
5.4
6.8

,725

a/
b/

Rounded.
Derived through the use of a formula designed to calculaEe the rate of change on a compound
basis.

Sources: l95O and 196O Censuses of Housing; 1967 estimated by Housing Market Analyst.



Table VI

Nonfarm Housing Inventorv. Tenure. and Vacancv
Jackson, Michigan, Housins Market Area

19 50 t967

Apri I
1 950

29.520

27 .325

L9,798
7 2.57"

7 ,527
27.57.

2.195

270
98
.57"

772
2.2%

Apri 1

I 960

27,oo2
7 6.97"

8,122
23.r7"

Apri 1

L967

30, 1 50
78.4%

8r3OO
2L.67"

700
225

.7%
475
s.4%

2,7

2.6

3.1

:

5.1

9
9.O

10.3

455

47s

450

25

-20

-5
-5

Average annual change
1950 - 1960 Lg60 - 1967?./

N"*u"i FuiC""E ffiOccupancy and tenure

Total housing inventory

Total occupied units

0wner -occupied
Percent of all occupied

Renter-occupied
Percent of all occupied

Vacant housing units

Available vacant units
For sale

Homeowner vacancy rate
For rent

Rental vacancy rate

38 
^7 

64 4t .950

35.124 38.450

924

780

720

r44

45
t4

31

1.1

i.3

1.6

60
:

-.6

-.59
-1.O

-.2

6

3,640 3,5OO

724
241

oa

483
5.67.

a/
b/

0ther vacanE units 1,925 2,916 2, 800

Rounded.
Derived through the use of a formula designed

99 4.2 -15

to calculate the rate of change on a compound basis.

Sources: 1950 and t96O Censuses of Housing; 1967 estimated by Housing Market Analyst.



Table VII

Private Housi n9 Uni ts Authorized bv Buildi ns Permits
Jackson. Michiean. Housi no Market Area

1960 r967

1960 196r L964 1965 L966 t966

540 609 520 130

Area

HMA total

Jackson City
Blackman Township
Columbia Township
Leoni Township
Napoleon Township
Spring Arbor Township
Summit Township
Other townships and villagesb/

572 413

93
103

19
65
r7
43

r67
65

20
42
27
22

t24
69

t962

557

39
72
37
65
35
29

2L3
67

r963

66r

60
43
57
37
37

227
59

62a/
58
51
79
27
40

L24
99

l4
64

too
101

29
38

148
115

20
43

r33
LO2

Jan. - March
r967

105

2

10
15
20

5
8

26
44

35
6

l2
8
5
9

lo

l1

92

14130
79 59

60

20

al Does not include lOO public housing units authorized for Jackson City in 1964.

Et Includes 12 permit-issuing places which typically had fewer than 20 permits a year each, and for
some of which Ehe 1966 and 1967 totals were estimated by the Housing Market Analyst.

Sources: Bureau of the Census, C-Q Construction Reports; local permit-issuing offices; and estimates
by Housing Market AnalYst.



Table VIII

Jackson. Michil.ro. Ar.'a Postrl Vacancv Surv.v

April 5-7. l9"l-

R"s,den.es Hous. trailersTotal resr.lences and aparrm€nts

-total possible
del i ver ies \il .i lrsed \ew .onsr.

Total p"srrbl" I nde.
delireries \ll I t sed \ew const

Total oossrbl
\ acant unrts

-Al1--- %--t!.d \.-
L nder

t.642

t,642

I nder Toral l. 

-

\o. 1

The Survey Area Total

Jack s on

Uichigan Center

30.571

29,368

1,203

623

623

:,c 588

2.L 588

0.0

42r 1.5 390

42t r,5 390

- 0.0

202 12. 3 198

202 12. I r98

2.6

2.6

0.0

131

t25

35

_]5

28.929

21 ,726

I,203

31 119 !
4

33l2

r2

1.251

I,249

2

1113t

5

33

6

al hoIel. and mot, ls. Lrr

dormitories; nor does ir cover boailled-up residences or apartmeots lhal are not intended for occuPsn().

onc possible delivery.

Sourcc: IHA postal racancy survey conducted by collaborating postmasterrs).



Jacksor^ - I'li

TabIe IX

Houses Completed in Selected Subdivi s 10ns
chiean. Housinp M t Area

r966

Speculative houses
Pre - so 1d To tal So ld Unso 1d

$1O,OOO - $L2,499
12,5O0 - L4,ggg
15,OOO - 17,4gg
l7,5OO - lgrggg
2O,OOO - 24,ggg
25,OOO - 29,ggg
3O,OOO - 34,ggg
35rOOO and over

To ta1

To tal
comDletions

10
13
51
1l
26
19
15
10

155

10
3

26
9

to
7
7
5

77

lo
25

2

76
L2

8
5

78

10
22

1

t2
8
8
5

66

;
3
1
4
4
o
o

12

Percent unsold

o
t2
50
25
33
o
o

15

Source: Federal Housing Administration



u. s. Depar*""r, ^tJ:l,T"u 
"',u

orortult' I l,af avet !e Brancn

. ', i

tt-
1"

r.1,( '

t-..! -.
C,. i:)

.c.
1,'

""i'

,. {t

- (1,.

c
o

,.
a.

)

c)

i.,

q
li

C.

()'
L) 1l'

{"

a'

\,"
,(a

\'..l
1.(i

."i,

o


